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STORAGE LEi\.SE 

~ 
This STORAGE LEASE Jthis .11 Lease"), effective the i day 

of Aue~ , 1916"- ("Effective Date") is between THE PORT 
______ ...,QY>F'---j!P..vO~D, a-Port district o-f-the State of Oregon (the 11Port") 

and WEB~ COAST PRODUCTleNS,INC., a corpora~ion organized under 
the laws of the State of Oregon ("Lessee"). 

----------=~""":i:"ic:-T~~T~h~e:-ep~a~r~t~i~e~s~,~intending.....t.o..---ega-lly boand-by the terms 
of this Lease, agree as follows· 

SECTION 1 - AGREEMENT TO LEASE 

eo--Lease and oescri tion 
~t-J.-eases-~o--fiessee and Lessee eases rom 

approximately 3,000 square feet of warehouse space inside of 
House 106 located at Terminal One, as shown on Exhibit "A", 
attached heret_o_(_the_!_I_Premises!!.)-. -----=----------

1.2 Use of Premises. 

1.2.1 Permitted Use. Lessee ma use the_P..remises-on--1~~~•-----
or equipment and supplies used · in s.e~et;l...:..'.ss~-------

. evens usi.ness. Absolutely no other use 
Premises without the prior written consent of 

1.2.2 Limits on Use. Lessee shall-not use or permit 
anyone else to use the Premises, nor shall Lessee permit anything 
to be done on the Premises, which: (a) adversely affects or is 
likely to adversely affect the Premises; (.b.} creates--a-n:V----------­
condition tnat may be a safety hazard; or (c) creates or tend~s:........tt~o-----­
create a hazard or a nuisance. 

1.3 Full Disclaimer. The warehouse space being leased is 
______ u ....... a~t .......... s~e-c ..... ui::.e, not guarded and is in poor condit~on. The roof leaks 

and there is a ~mount of sheet rock dust inside the 
building. Lessee has thoroughly inspected the Premises and has 
been informed by the Port of all of the above. Lessee agrees 
absolutely that it is lec;1_~ing_at.__j_ts,own-t=--isk-and-that-the-Por 

------=sfiall have no responsibilit wha _ao~ver for any loss or dama~g~e..-..t~o--------­
o essee s property stored on the Premises. The warehouse 

is not a suitable place for long term occupancy. Lessee agrees 
that Lessee's employees and owners shall not work on the Premises 

nd will only co111e onLu-thePremises periodically to remove its 
-----~equipment or supp-Hes from storage or to place equipment or 

supplies into storage. 
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=========-=--=-~-'--------------
SECTION 2 - TERM 

2.J. Term. The te~ of this Lease ("Leas~ Term"} shall 
commence August 8, J.995 (the "Commencement Date") and shall 
continue thereafter on a month-to-month basis unless terminated 

------by-e--i--tmer--party-on-not-i-e·ss-ttra"l'i thirty ( 3 0) days written notice, 
______ _....n~n· .... 1 .... e .. s .... s.._soone_r terminated pursuant Lo---th·e-terms of this Lease. 

SECTION 3 - RENT 

3.1 Basic Rent, Additional Rent. and Rent. Lessee shall 
pay Rent (as hereinafter defined) to the Port as calculated in 
Section 3.1.1 and as adjusted in Section 3.2.1. 

3.1.1 "Basic Rent". "Basic Rent" shall be FOUR 
------,HaUNDRED AND-F-I-FTY--OOI,I,ARS-f$""4·s-cr. 00) per month. 

3.1.2 "Additional Rent"; "Rent". All other sums which 
--------'b~e~c~ome pay.able_by_Lessee-to-the-Po~t.--under---th±s---I,ease sha~Y--oe ______ _ 

considered "Additional Rent 11 • "Rent," aS--USed-in-~ase, 
shall mean Additional Rent and Basic Rent. 

3.1.3 Prepayment of Rent. Basic Rent for the first 
n1ontb shall be paia upon execution of this Lease. If the 

-----~commencement-Date-occurs on a day other than the first day of a 
calendar month, Rent for that partial calendar month shall be 
prorated based on the number of days remaining in the month and 
shall also be paid upon the execution of this-liea~. 

3.2 Rent Payments. Lessee shall pay Rent to the Port in 
advance on or before the first day of each calendar month. 

3.2.1 No Offset. Payment of Rent and other amounts 
due under this Lease snarJ: he made without offset, abatement or 
deduction, to the Port at the following address or such other 
place as the Port may designate: 

----------------!l'he--Pert of Pot:tlahd 
P.O. Box 5095 
Portland, Oregon 97208-5095 

3. 2. 2 Del inguency Charge. All Rent and other-amounts 
not paid when due shall bear a delinquency charge of eighteen 
percent (18%) per annum or the maximum rate of interest allowed 
by law, whichever is less (the "Delinquency Charge"). such 
interest shall be-charged from the date due until the Rent and 
the Delinquency Charge.ate buth paid in full. This Delinquency 
Charge is subject to periodic change, at the Port's sole 
discretion. No change shall occur, however, without at least 
thirty (30) days prior written notice-~e--Leesee. Imposit-~i~o~n.-..o~f-.a..------
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Delinquency Charge shall not constitute a waiver of any---ot~r.~,~e~r------­
remedies available to the Port for_failure-to-time.J.y-pay-Ren-t-.-------

3.3 Acceptance of Rent. The Port's acceptance of a late or 
partial payment of Rent and/or a Delinquency Charg~e:.......!s~h~a~l=-±.1_!.!n~o~te...._ _____ _ 

------.constitute a-waiver of any Event of Default (a~ hereinafter 
------adct:e~f;--jil;flned}-nor shall lt pt~vent-the Port from exercising any of its 

other rights and remedies granted to the Port under this Lease or 
by law. Xt is hereby agreed that any endorsements or statements 
on checks of waiver, compromise, payment iJl----Rl-1-l---or-any-o~+t~h=e~r~-~----­
similar restrictive endorsement shaJ.Lhave--no--l-egaJl~e~f~f~e~c~t~.-------­
Lessee shall remain in default and obligated to pay all Rent due 
even if the Port has accepted a partial or late payment of Rent. 

'l'axes. Lessee shall pay all taxes and assessments of 
------any-public author±ty-levied against the Premises or upon any 

taxable interest of Lessee acquired pursuant to this Lease or any 
taxable possessory right Lessee may have in or to the Premises or 

______ the_Impro:vements-located-the:reeon-,-as-wel-1- -as--a-1-1-taxes-on--a11- ---------
______ t""a=x=a=b=l=ee..-property, real or personal, owned by Lessee-in-or-about 

the Premises, including any other tax or charge levied wholly or 
partly in lieu thereof. Lessee shall make all payments on or 
before the date payment is.due the "Due Date" • 
that Lessee qua i ies for tax exempt status, Lessee ma a~ply_fo 

ion. essee s a supply.the Port with proof that 
taxes have been timely paid or proof that the exemption has been 
obtained. Lessee shall be permitted tp pay taxes in 
installments, as allowed by the county. Lessee understands that 
hould this Lease-:expirsprior to the-end-of-any given Lax year 

that Lessee will nonetheless be responsibl·e to pay taxes assessed 
for the entire tax year (currently the tax year runs from July 1 
through June JO). Lessee a rees that t l.J.owed-b~y'--------

aw, Mu nornah County, Oregon, is intended as a thi:c:.d___p..atl:_y__ _______ _ 
beneficiary of Lessee's obligation under this Lease to pay taxes 
owed by Lessee to Multnomah County, and that Multnomah county may 
enforce such oPligation directly, by an action for a money 

-----j-u<;igment, without af~ecting any right or remedy available under 
_____ --IJUC.S..--J.,lecai-56~1£---U-·the-FW-

3.5 Security Deposit. In addition to payments.of Basic 
Rent, Lessee shall d~p_o.si:t_witb___i:he-P.or.t-r-the-amount-o'f--NI-NE ------­
HUNDRED DOLLARS ($900.00) as a security_deposit (th9 11 Deposit11 ). 

The Deposit shall not earn interest, shall not be considered to 
be held in tru~t for Lessee and shall not be considered an 
advance payment of Rent or a measure of the Port's dama es in t~b~e..__ ____ _ 

y essee, an may be commingled with other 
------4':f-11u:11nted~st--of-the Por~be Port may, but shall not be obligated to, 

apply all or any part of the Deposit to Rent or other amount not 
paid by Lessee when due or any amount which the Port may expend 
or incur by reason of LesseaLs--£a.i-lure to perform any obligation 
under this Lease. If the Port applies all or any part of-thh~e~-------
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Deposit, Lessee_shall, upon demand, immediately rep-lenish the 
Deposit to its original f.ull amoun:t___I--f----Lessee-f-U--H:y-perfo .... r-m-s-----­
all of Lessee's obligations under this Lease, the Deposit, or any 
balance remaining, shall be returned to Lessee within thirty (30) 
days after the termination of this Lease and del' o_thee-----bP~o~rrlt;-----

. o e rem1.ses as required by this Lease. In ~he 
------e~·v'#-eent-of-any-sa-1e of the Port's interest in the Premises, the 

Port may transfer the Deposit to the purchaser and the Port shall 
have no further liability to refund the Deposit. The Deposit 

_____ _____,s=h=a~l=l~be_praportionately adjusted upward-with every adj'~u.:;;s~t=m=e=nac>t~tc-o=-----­
Basic Rent as provided above-In---tlle event ~hat the Deposit is 
in a form other than cash, the Deposit shall be made pursuant to 
a written agreement between Lessee and the Port containing such 
terms and conditions as are acce table to the r_t_. Jn the ev.an,t;t~----

------1-tflhat-tim-Fort an esse~ are unable to agree on the terms □uLf__:::s~u~c~h.~----­
an agreement respecting the Deposit on or before the date such 
Deposit is due, the Lessee shall deposit cash. 

SECTION------4------=-LESSEELS-O!J!HER-OBL:EGATIONS 

4.1 Construction of Improvements. Lessee shall make no 
alterations or additions to the Premises. Lessee shall, however, 
be permitted to install security fencing around its p:t'opn"'ecl"ret:t~}.,___. ____ __,_ __ _ 
stored on the Premises. The Port encourages the instaJJationn----(Jo~f;------­
such security fencing because there will be no security provided 
by the Port for Lessee's property and the leased Premises cannot 
otherwise be secured. At the termination of this Lease, Lessee 
shalJ remove any seea-rity fencing it has installed. 

4.2 Maintenance. 

4. 2. 1 GeneraL The Premises are taken "AS IS" and the 
Pore has no maintenance responsibilities. The roof is leaking 
and the Port will not repair it. 

-----------44 •. 22~-~2t-'Maintenance standards. Lessee shall regularly 
-----~and-consistently maintain the Premises at all times in a clean, 

orderly condition. 

------=---=-_ ___;4'---'.'-"3,__--=N,_o~L=i=e""n=-s ._Lessee-ag:i:-ees--to-pa-y-, -when-due-, -ar1-sums for 
labor, services, materials, supplies, utilities, ¥urnn~i~s~hHih1~1g~s..--,-------­
machinery, or equipment which have been provided or ordered with 
Lessee's consent to the Premises. If any lien is filed against 
the Premises which Lessee wishes to protest, then Lessee shaa~l~l------­

-----immediately deposit cash with the Port, or procure a bond 
---------iacl<eeecee;i;1p~t~able to the Port, in an amount sufficient to cover the cost 

of removing the lien from the Premises. Failure to remove the 
lien or furnish the cash or bond acceptable to the Port within 
ten (lO) days-Sha-l.l constitute an Event of Default under this 
Lease and the Port shall automatically have the right, but not 
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the obligation, to pay the lien_off_wi.t.h-no---notioe to-I.esse""e~a..,..n"'d1-----­
Lessee shall immediately reimburse the PorLfor_any.: sums so pa-id----­
to remove any such lien. Lessee shall not encumber the Premises 
or any Improvements thereon without prior wri~ten approval of the 
Port. 

--------~4-•-4-llt-i-1-ities---a-nd----Serv-ices. 

4.4.1 Utilities. So long as the Port's navigation 
division is also using part of thELBui.-ld~ng.., the Port shal-'1-----------­
provide electricity and water. once the navigation-di--v~~~s~i~·no~n.--------­
moves out of the Building, Lessee will be responsible for paying 
for all utilities. There is no heating, ventilating and air 
conditioning services to the Premises. No space heaters Q~r----3,,o~t~b~ear ___ ~-

-----~h<rat---±ng-device~iristfil.""1.ed-oy Lessee. Unavailability or 
interruption of services or utilities shaI~~t be deemed an 
eviction or disturbance of Lessee's use and possession of the 
Premises, render the Port liable to Lessee for damages, or 
relieve Lessee from_performance-ot--Lessee-'-s-obl-igations-·und·er---
this Lease, including full paymen.t_oLall.-Rent-dHu~e~.-__:_· ___________ _ 

4.4,2 Extra Usage. Utility service provided by the 
Port shall be limited to electricity necessary to provide~--------­

----------:Jl:-:1it:flght-i-ng-ouly :for normal st:orage use. 

4.5 Signs. Lessee shall not erect, instali, nor permit 
upon the Premises any sign or other advertising device without 
first having obtained· the Port's written-consent, which the Port 
may withhold in its sole dfscretion. -------I.e-ssee--sha--l-ll--~1..-oe""Ittc1"'on.vn:e.--------:a:rlt-rl-------­
signs arid sign hardware upon termination of this Lease and 
restore the sign location to its former state, unless the Port 
elects to retain all or any portion of the signa 

4.6 Compliance with Laws. 

4.6.l General. Lessee and Lessee's officers, 
employees, invitees, agents and-contractors shall comply with all 

______ a=pplicahle federal, state, and local laws, rures, regulations 1 

and ordinances, including laws governing its relationship with 
its employees, including but not limited to laws, rules, 
re~lations and policies concerning_WQrkers-'-Compensa:t--ien--,---and 

-----·m"'"'in mum and prevailing wage -re irements· es-an.a-----------
a ions an policies relative to occupational safety and 

health; all federal, state, regional and local environmental 
laws; and ordinances and rules adopted by the Port commission. 

4.7 Fire Safety. Lessee shall exercise due and reasonable 
care and caution to prevent and control fire on the Premises and 
to that end shall provide and maintain such fire suppression and 
other fire protection equipment as_Jna¥--be required pursuan~ t 
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applicable governmental laws, ordjnances~-&tatute~er·---~-­
the purpose of protecting the Improvements adequately_and 

------wr~e~s~t~r~ict~fhe spread of any fire from the Premises to any 
property adjacent to the Premises~ 

E€4LION-S---PORT-AUTHORTTY-ANO-OBLIGATIO 

5.1 Delivery of Property. Lessee shall have the right to 
possession of the Premises as of the commencement Date. 

5. 2 Condition of Property. The.-Eort makes no warrant-iess----tiolcl'r~---­
representations regarding the condition of the Premises, 
including, without limitation, the suitability of the Premises 
for Lessee's intended uses. Lessee has inspected and accepts the 

------Prem-ises in "AS IS" condition upon taking possession. The Port 
shall have no-i-iability to Lessee, and Lessee shall have no claim 
against the Port, for any damage or injury caused by the 
condition of the Premises. The Port shall have no responsibility 

----~t~o_Qring_the_Pr.emises_into-compliance-wi-~h-any-l-aws-, -including-,-----­
without limitation, any building or occupancy codes~------------

5.3 Port Access to Property. The Port shall have the right 
to enter upon the Premises at any time. 

SECTION 6- - ENVTRONMENTAL OBLIGATIONS OF LESSEE 

6.1 Definitions. As used in this Lease, the following 
terms shall be defined as follows: 

6.1.1 "Environmental Laws". "Environmental Laws" 
shall be interpreted in the broadest sense to include any and all 
federal, state and local statutes, re ulations rules 

ances now or er.ea~ter in effect, as the same may be amended 
------ft"z:-.-•-0~11--1-+-t-ime to time, which in any way govern materials, substances, 

or products and/or relate to the protect-ion of health, safety or 
the environment. 

6 1.2 "Hazardous Substances". "Hazardous Sub"stances 
shall be interpreted in the broadest sense to include any 
substance, material or product defined or designated as 
hazardous, toxic, radioacti ve..,__d_ang_ernns_or_r.egulated-wastes AOe!'"r'--------­

______ a_n_y--o---=--t--h_e_r_ similar term in or under any Env~ronmenta 1 Laws. 

6.1.3 "Environmental Costs". "Environmental Costs" 
shall-be interpreted in the bro~dest sense to include, but shall 

------ttet necessarily be limited to: (i) costs or expenses relating to 
any actual 0-:t=--e-l-a--imed--v-i-o-l-atiott of or noncompliance with any 
Environmental Law; (ii) all claims of third parties, including 
governmental agencies, for damages, response costs or other 
relief; {iii) the cost, expense or los.s-t:o the Port as a resttl+-------­
of any injunctive relief, including preJiminarY---o~emp~o~r~a~r~~~•--------
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I. ------------------c.:.._· ---------
injunctive rel i et_,_applicable-to-t-he-Porc-t-or-the-Pl: emises; (iv) 
all expenses of evaluation, testing, ~nalysis, olean-up-,----'-·-----­
remediation, removal and disposal relating to Hazardous 
Substances, including fees of attorneys, engipeers, consultants, 
paralegals and experts; {v) all expenses of reporting the;_ ________ _ 

--------.::i.x±sterrce of Hazardous Substances or the vio=l~a~t~i~o~n~~o~f'----------:--=-------­
Environmental Laws--to-any--a--gency of the Si:ate of Oregon or the 
United States as required by applicable Environmental Laws; (vi) 
any and all expenses or obligations, including attorneys' and 

______ ___,,p,.,,a ..... r...,a~J~e'-':lg~a .... l~fe.es-r-incur_z:ed--at-,-befe-E'e-and-a·:ft:er-any-+t--,t-i;...arll--.-o""r~a,i,p'"'p'nce"'an1r-----­
therefrom or any administrative proceeding or appeal therefrom 
whether or not taxable as costs, including, without limitation, 
attorneys' and paralegal fees, witness fees (expert and 
otherwise), deposition costs co in tele!.bone and telefax 
c arges an o er expenses; and (vii) any damages, costs,_f~i~u~e~s~,,_..__.----­

--------111i~a~b~iHlriHt~ine~s and expenses which are claimed to be owed by any 
federal, state or local regulating or administrative agency. 

-------
---------6-.-2-Use-of-Ha-zardous-Substances-. -No-handl"ing-;-st:orage, -

generation, creatio~-d-i-sposal, transpor-t-a-t-ion-or-d±suh-a~r~g~e~o~f------­
any Hazardous Substances shall be permitted on, about or from the 
Premises. 

Environmental Inspection. The Port reser ..s_the_r.ight 
or azar ous Substances and/or Lessee's management of 

Hazardous Substances on the Premises at any time, and from time 
to time, without notice to Lessee. If the Port, at any time 
d~ring the tean-of-t-h-is-nease or any exterr~ic>nt~h=e~r=e=o~f~,~h~a~s:...::..._ ______ _ 

_____ --Aoeason to believe that Less_ee is handling Hazardous Substances 
~ontrary to the requirements of this Lease, in violation of this 
Lease or in any manner that may allow contamination of the 
Premises, the Port may, without limiting._itS--othe~r~r~1B·g~hMt~sl--ia~n~dfl--------­
remedies, require Lessee to furnish to the Part, at LesseeLS-Sol-P-----­
expense, an environmental audit or environmental assessment with 
respect to the matters of concern to the Port. The Port shall 
have the right to approve the company or individual conductin 

-------sueh-aud-it and the aud·i res. e or shall be given an 
-------'o~~~~~·g~i~n~a~lt_-----eo~opy-of the audit results.- Lessee shall cooperate with 

all such requests. If the audit or assessment reveals that no 
contamination has occurred and no violation of any Environmental 
Laws has occurr_e_d,_then_the-Por-t-sha-1-1-:r:eimbu-:rcse-Lessee-the-cos+------­
of the audit or assessment. 

6.4 Safety. Pursuant to the terms of this Lease, Lessee 
must comply with all applicable state, federal and loca 

· . es. s a par o . at requirement,., Lessee shall maintain 
Mate~ial Safety-Data Sheets_ for each and every Hazardous · 
substance used by Lessee, Lessee's agents, employees, 
contractors, licensees or invitees on the Premises, as required 
under tbe Hazard Communication standard in 29 CFR §1910.1200, as 
it may be amended,-.redesigna.~i-e-1-ed-£-rom--time to time, 
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_______ a~n~d~c~o~m~p~a~r~a~b~l~e~s~t~a~t~e~a=n=d~l~o~c~a~l::::s=-t~a1't':u'::t~e~s~~~~~~~· ons.-I-n--------

order o ensure that such information is available to the Por±_in._ ___ _ 
ttte event of a spill or other emergency, all such information 
shall be kept current at all times and a copy of all such 
materials shall be kept in a place known to arid easily accessible 

------to-the-Po~~. 

6.5 Disposal of Hazardous ·substances. Except as allowed by 
state and/or federal discharge permit approved by the Port, 
Lessee shall not dispose of any Hazardous Substance, rega-Fi::td--il~e~sH=si------
of the quantity or concentration withi .s.1:orm._an~d~/~o"r~---------
sani ary sewer drains and plumbing facilities within the 
Premises, or other property of the Port. 

6.6 Notice Lo Port. Lessee shall immediately notify the 
------JP~o~rE-tatc-t1U~p,e:on--beeem-i-ng-aware--of a violation or alleged violation of 

any Environmental Law and/or: (1) any leak, spill, release or 
disposal of a Hazardous Substance on, under or adjacent to the 
Premises or t.br_e_aj:_of_or_reasonable-suspicion-of- -any-of-1:o-he~-same·; 
and/or (2) any notice or communication f1:0J1La governmenta-l--a9:ec,1'1n.eeNy'--------­
or any other person directed to Lessee or any other person 
relating to such Hazardous Substances on, under or adjacent to 
the Premises or any violation or alleged violation of any 
En-vil::omnental Laws with respect to the Premises. 

6.7 Environmental Remediation. In the event of a leak, 
spill or release of a Hazardous Substance, or any other substance 
in violation of Envi:t:onmental Laws on :t-hc Premises, if causeA-------­
directly or indirectly by L~ssee (or on adj-a-Gent-properties or-i------­
any ColIIIllon Areas, if caused directly or indirectly by Lessee}, or 
the threat of or reasonable suspicion of the same, Lessee shall 
immediately undertake all acts necessary or appropriate to 
ontain, clean-up and remove the Hazardous Substance. Lessee 

-----~shall also-undertake, within a reasonable time, all 
investigatory, remedial and/or removal actions necessary or 
appropriate.to ensure that any contamination by the Hazardous 

-----~S~1-ib-s-tance is eliminated and any vio±ation of any EnviI orunenta 
Law is stepped The Port shall have the right to appxove all 
investigatory, remedial and removal procedures and the 
company(ies) and/or individuals conducting such procedures. 
Within thirty (30) days following compl~_tio_n__o£_such------------

-----~investigatory, remedial and/or removal action, Lesae~_.,,s~h~auJLJL-----------­
provide the Port with a report outlining in detail what has been 
done by Lessee to cure any such problems. Promptly upon written 
notice from the Port or from any governmental entity, Lessee 

-----~sMh~a~1~1-.rreemove from ~he Premises {including, without limitation, 
_____ _.t...ib.ue::,........;s..,0..,,.1. .... • .l-aml-~se- and ground· wate1: thet:eof-~t--rL-,.e=s"'s"'e"e---r' s=--"oisw;;n.--------

.cost and expense, all Hazardous Substances which have been 
released on, in, under or about the Premises, during the term of 
this Lease_or any prior lease held hy Lessee if caused dire·~c~t~l~y~·-----­
or indirectly by Lessee and shall restore the Premises to its 
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pre-contamination condition, in confornance-wi-th all applicabro-----­
governmental laws, rules and re u at· Y-Envi-:t:omnellnett~al-ll!c--------­
os s incurred by or assessed against the Port shall be promptly 

paid by Lessee after the Port incurs.the obligation to pay such 
Costs or- determines that an Environmental cost is owin and the 

------Port-----so-----not-±f±es-:r:.e·ss·e • a sp1 or contamination is 
------ud~ict::iS,vcovered by Lessee but is not on-----theP;,r,.::e~m:.,;1:..::s=e=s~a=-n=-a~/.:.:o=:-,r::-=-;l~-s:---:n-----0-=-t~~t-;:h-----e-----

responsibili ty of Lessee under this Lease, Lessee shall still 
immediately notify the Port of any problem or possible problem. 

·6. 8 Environmental Contamina:ti on Caused by Po:re-t er Other 
Port Invitees. Lessee shall not be responsible for any 
environmental contamination or violation of Environmental Law 
caused by the Port. 

-----------66~.~9~--i!iExit-Audil and Remediation. At or in contemplation of. 
the expiration or termination of this Lease, if the Port believes 
that Lessee has used or handled Hazardous Substances on the 
~r~mises __ in_violation-of-th~s-Lease-,---~hen-----the-Port-may-r~qu1~-
·Lessee, at Lessee's sole cost and expense-,-~e-----eAo~n~dwu~e~t~a~1~1-----,::,e~x~i+-------­
environmental audit (the "Exit Audit") of the Premises to 
determine whether there are any Hazardous Substances on or within 
the Premises. The Port shall have the ri ht to tl~-~---

e company or individual conductin t 
e given a certified copy of the audit 

results. Lessee shall provide to the Port a supplemental update 
report as of the last day of the Lease Term. Lessee shall 
promptly remedy any contamination re~ea-¼ed-by--s-"u~c~h,--------.,,arruua~i~·tt------~f~o~r.---------------­
which Lessee is responsibie under the terms of this-:r:.eas~e~.-1s~u~c~h1;.------­
remediation shall be performed in accordance with then applicable 
Environmental Laws prior to the expiration of the Lease Term. In 
the event Lessee fails to prom tl remed t_ • • 

e right to remedy such contaminati 
ing nvironmental costs. The Port shall give 

Lessee seven (7) days prior written notice of its intention to do 
the clean-up. Lessee agrees to pay to the Port such 

------En-V-YOnmental costs incurred by the Port, _together with interest 
at the legal- rate 0£-------interest. f:r om the date the expense 1.s 
incurred by the Port until the date paid, within thirty (30) days 
after receipt of invoice from the Port, such right to be ~n 
addition to any other remedy_a..vailab1e--to-the-Po~t-under-th-1~~s,._~-----­
Lease, at law, orb e it. I t · eFm¼na~e~s------­
unexpec edly for any reason, Lessee shall cause the Exit Audit to 
be completed, in a manner acceptable to the Port as described 
above, within thirty (30) days of the actual termination of this 
Lease. until-such Lime as Lessee has fulfilled all the 

-----~r~squ-i~xit Audit, the Port may, at the Port's 
option, treat Lessee as a holdover tenant· and all provisions of 
Section 9 shall apply. Without limiting the generality of any 
other provision of this Lease, if Lessee-does not couduct the 
Exit Audit, if one is requjred by the Port, the Port may, at its 
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sole option. amLJ,d:thont further not ice to Lessee,-eo111"'1""P,..::ilh:e:o1tt-.e.,.--,.,scrur-rc•h-----­
audi t and bill Lessee for all c_os.ts_oLconducting the-aud-i-1::-,-------­
together with interest at the legal rate of interest from the 
date the expense is incurred by the Port until the date paid. 

5EC'I'ION 7 ------rNDEMNITY. INSURANCE 

7.1 General Indemnity. From ~nd after the Commencement 
Date of this Lease, Lessee agrees to defend (using legal counsel 
acceptable t_o_:the__Eor.t)-,-indemn-1-cy, and hold harm:less the Port 
from and against any and all actual or-al.J.eged claims, damage,~,-----~ 
expenses, costs, fees (including,. but not limited to, attorney, 
accountant, paralegal, expert, and escrow fees), fines, and/or 
penalties (collectively 11Costs 11 ) which may be imposed upon a,, .. _______ _ 
claimed against the Port and which, in whole or in art direct! 

------or-indire , · or are 1.n any way connected with: ( a) 
any act, omission or negligence of Lessee or Lessee's partners, 
officers, directors, agents, employees, invitees or contractors; . 

~---lb)_any_use,._occupation-,-management-or-control'-of-the-Premi-ses"by- ------· -
Lessee, whether or_no_t_.due_t ' m-issio11 and 
whether or not occurring on the Premises; (c} any condition 
created in or about the Premises by any party, other than the 
Port or an agent of the Port, includin an accid , injury or 

ccurring on or about the Premises after the Commence 
-------+DY-a,..,tNe,.....; --(r1d) any br , v1.o a ion or nonperformance of any of 

Lessee's obligations under this Lease; (e) any damage caused by 
Lessee on or to the Premises. 

7. 2 Egvironmental Indemni-t-y-.- Without in any way limiting 
the generality of the foregoing Section 7. ·1 concerning General 
Indemnity, Lessee shall be solely responsible for and agrees to 
defend (using legal counsel acceptable to the Port~~,-.1.i~n~d"e~m~ni:ui~f1Y~------­
and hold harmless the Port from and a ainst all E n~t~aul:..---------

c aime agains or assessed against the Port arising, in 
whole or in part, directly or indirectly, from acts or omissions 
of any person or entity at or about the Premises after the 

------CommenGemefl:e-Bat-e-o-f-this Lease or earlier it caused by Lessee or 
Lessee's agents-or invit.ees. This indemnification shall require 
Lessee to reimburse the Port for any diminution in value of the 
Premises or other adjacent or nearby Port property, caused by 
Hazardous substances, including_damages_£.or_:the-loss-o~'------------­
restr1ct1on on use of rentable or us b.le__space or of any ameni:t:U-------­
o e rem ses, or any other Port property, including damages 
arising from any adverse impact on marketing of space in or near 
the Premises, including other Port property. Lessee's 
obligations shall not appl.y if the Hazardous Substances were 
deposited on the Premises by the Pt>rt or the Port's agents. 
Lessee shall be solely responsible to assure that no person 
brings any Hazardous supstances onto the Premises. 
Notwithstanding the ·foregoing, Lessee shall not-be zesponsible 
for, and does not indemnify the Port for, any aotions-e-f~-+t~h~e~P~o~xrit------
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tliat cause environmental damage or a violation of ;:iny 
Environmental Law on the Premises. 

']-;-3-Ins:yrance Requirements. Insurance 1:equirements set forth below do not-in-any-way4:±mit the amount or scope of 
---liability-of-Lessee-under--t-h-i-s-I..ease-. -The-amounts-i-i-sted- -- - -- ---

indicate_only-the-minimurn-amounts-o~i-nsurance-coverage-the-Port _______ - ---
is willing to ac_cep.:t_to help·insure full-performance of all ... e.c, .. ~ and conditions of this Lease. All jnsurance requirea-b:-z_- • -=---under this Lease shall meet the follow:ing minimum :requirements: 

7.3.1 ·certificates; Notice of Cancellation. on 0:!'." IT€ffore 'tne Commencement Date, Lessee shall provide the Port with 
ceztificates of insurance establishing the existence of all 
i-nsurance---poticies--requireti-unner -cnis :;;ec-c.ion. Thereafter, the Port must receive notice of the expiration or renewal of any poJ.icy_at-J.east-th-i-r~y-(--3-ot--days pri:o:i:: to-the--exp±ra:t:iu,1 or canceJJation of any insurance peli:ey. No insurance po-licy may oe canceled, revi§_e_d., :termjnated or allowed-t0-l:af'1~ .. 
least thirty (Jo) day_~p_r_i.o~r_written_notice-being-gi-ven-~o-"the 
Port. Insurance must be maintained with~ut_any_lapse-in-coverage--- ---during the Term of this Lease. Insurance canceled witho_ut Pn,...+-
consent shall be aeemea an Immediate Event of Default under this I:ieas~Th-e-pm:·t snaII also fie given certified copies of Lessee's policies of ±nsuz anc-=, upon .ceques-c. 

'7 - 3---2 Additional Insured. 'l'he Port-s:nai.i. .oe namea as an additjonal insured in eaG~equired peliey and,. for purposes of damage tQ the Eremises, as a loSS--payee. Such insurance sha.i:i not be invalidated by act, neglect br-e""-" -.~ ·- . an¥ or ·- _._._ ...,:i Lessee. 

7.3.3 Primary Coverage. The reauired nolicies c'h:::,l l 
provide that the coverage is primary, and will not seek anv - ----~-contr i-butiorr-from-any-insurance or serf-insurance carried by the Por~. 

7.3.4 Company Ratings. All poJ:icie;:::. v.1. 
. 
insurance must: be writ.ten by-Companies having A.M. Bes;_ .i.a .. .:. .. ":1 

- --- --an OJ; ••a•• U.L better, or equivalent.___The-P-ort may, upon thirty (3.:;j ' ... u._y;;;, written notice to Lessee, require Lessee to change any ca.&..L·:.. __ 
whose ratinq droos below an A rnt-i-n~ 

7.4 Required Insurance. 
- . all times during t:nis Lease, Lessee shall Provide .n1.. 

and maintain the-fo-tlowirrg-types or coverage: 

=7-.-4-.-l.--Gene1ca-l-hi-a-b-i--1-itY:Tnsurance-.-r,essee snail 
ma in:t:ain __ ai1-occurrence-.fo:tcm-sommere i-a-1-gener a-1-J:-iabrl ity poli:ey {including coye:rage for broad foan contrae=eual liabilit.ri -... ~ ... LIit:: 
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protection of Lessee and the Port, insuring Lessee-and the Pott 
against liability for damages because of personal inju-:r-y,-bod-i--l-•v-------­
injury, death, or damage to property, including loss of use 
thereof, and occurring on or in any way related to the Premises 
or occasioned by reason of the operations of Lessee. such 

------,-.,overage-sha-1-1-name the Port as an additional insured. Coverage 
shal1 be in an amount of not less than ONE MILLION DOLLARS 
($1,000,000) combined single limit per occurrence for bodily 
injury and property damage for all coverage specified herein. 

-------=-----::-:-'LA-..2 Property-Insurance . .---Lessee is respons-iltl~ 
insure all of Lessee's own personal property and trade.fixtures, 
which items shall not be covered by Port insurance. Furthermore, 
Lessee must at all times carry Fire Legal Liability insurance 
coverage in an amount not less than ONE HUNDRED THOUSAND DOLLARS 
($100,000). 

7.4.3 Automobile Liability Insurance. Lessee shall 
___ _ __ maintain-an-occu~~ence-:for:-m-aut:omobi-le-l-iabi-J:-ity-po1-tcy-insurJ_n_g __ 

Lessee and the Port against liability for damage becau~s~e,-,-onf"--------­
bodily injury, death, or damage to property, including loss of 
use thereof, and occurring in any way related to the use, loading 
or unloading of Lessee's owned, hired and non-o.wned vehicles on 
and around the Premises. such insurance shall name the Por_t'-"a"s~-----­

---------.-a-n---..-aaditional insured. coverage sha;t.l be in an amount if not 
less than ONE MILLION DOLLARS {$1,000,000) combined single limit 
per occurrence. 

-----------~--.-~4--Wo~kei;esL-eempensation Insuranc§. Lessee shall 
maintain in force Workers' Compensation insurance for all of 
Lessee's employees, including coverage for Employer's Liability, 
and, if applicable, Longshore and Harbor Workers' Compensa.tb±iQO~n1-------­
Act. In lieu of such insurance, Lessee may maintain a self-
insurance program meeting the requirements of the state of Oregon 
and a policy of Excess Workers' compensation with a limit of at 
least ONE MILLION DOLLARS ($1,000,000) per accident above the 

-------s,ee~l1fa.--aiHnmss-iured retell tion. 

7.5 Waiver of Subrogation. Except as limited by this 
section, the parties hereto waive any right of action that they 

______ a_n_dfor their_insur.ance_carr.ierS-ll\-ight-have-aga-inst-~he-other-£0-----­
loss or damage, to the ext.e.n.t_that.. such loss or damage is covered 
by any All-Risk property insurance policy .or policies and to the 
extent that proceeds (which proceeds are free and clear of any 
interest of third parties) are received by the party claiming the 
loss or damages. This waiver of subrogation shall not extend to 
any applicable deductibles under such policy or policies. 

7.6 Periodic Review. The Port shall have the right to 
periodjca) Jy reniew the types, limits and t:erms of insur-a-n-c~e~------­
coverage. In the event tbe Port determines that such-eypee~s~,-------c----
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limits, and/or terms should be changed.,_tl}e Port will give Lesse-----­
a minimum of thirty (30) days notice of such_determinatioo~n~a"n~d*-----­
Lessee shall modify its coverage to comply with the new insurance 
requirements of the Port. Lessee shall also provide the Port 
with proof of such compliance by giving the Port an updated 

------t"'ert-if-±cate-of-insurarrce within fifteen (15) days. 

SECTION 8 - DAMAGE OR DESTRUCTION 

a. 1 Generai. In the event the Building is pax:tia-l-1--}v.•----0o>l'r'---------­
completely destroyed, the Port shall be under no obligation to 

. repair and reconstruct the Building, and the Port may terminate 
this Lease. 

SECTION 9 - TERMINATION 

_____ 9. 1_ Duties on Termination-.-Upon-tae::i:-m-i-na-'t-ion-of-the-l:iease 
for any reason, Lessee shaJ J deJ iver all ke.ys--to-th.eiet--....1P:1to~r...-tte.-:::oa-1an.,,,d1------­
surrender the Premises good clean condition. Lessee must 
promptly remove all of its property and any security fencing or 
devices and then repair any damage to the Premises. All r..e.:pa.i~r _____ _ 
for which Lessee is responsible shall be completed prior to 

------terrni-nation and surrender. 

9.2 Lessee's Personal Property. Title to any items of 
I,essee' s personal property which remain on the-P9 .,....t""'en-rmrlin:s:ne:ns,,.---,,,.a..,,f"'t.,,e""r~t!-'lh~e..------

_____ _..,~rmina:t.ion date of this Lease may, at the option of the Pait, be 
automatically taken by the Port, and the Port shall have the 
option, in its sole discretion, of: (a) retaining any or all of 
such trade fixtures and other personal property without any 
requirement to account to Lessee therefor or b removin 
disposing o any or a o such trade fixtures and other personal 
property and recovering the cost thereof, plus interest from the 
date of expenditure at the Port's then current interest rate, 

-------r-em-I,essee upon demand. 

9.3 Holding over.- If Lessee holds over after this Lease 
expires or terminates, Lessee shall be deemed a month-to-month 
holdover tenant or a tenant__at suf.f.erance.,-at-the-PoF-t-Ls-sol&>-------­
discretion. In the event that this Lease has expired or i 
otherwise terminated and Lessee holds over after written notice 
from the Port that Lessee must vacate the Premises, Basic Rent 
shall be 150% of the amount otherwise determined under section 
3.2. In the event the Port deems Lessee as a tenant at 
sufferance, the-Port-shall be entitled to evict Lessee hut the 
Port may still collect a charge for use of the Premises at the 
rate stated above. 
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SECTION 10 - DEFAULT 

10.1 Event of Default. The occurrence of any of the 
following shall constitute an Event of Default: 

IO.I.I Default in Rent. Fa~lure of Lessee to pay any 
------Rent or othei: amount paya·b-r~to the Port or to others as provided 

in this Lease within ten (10) days of the date such payment is 
due. No notice by the Port that Rent or such other amount is 

______ p_ast due sbaJ J be required--------------------------

10.1.2 Default in Other covenants. Failure of Lessee 
to comply with any term, covenant or condition of this Lease 
(other than the payment of Rent or other amounts within t · t 

ays a er wr en notice by the_ Port.describing the nature 
--------,-,o~f-trre-de~aurt. If the default is of such a nature that it 

cannot be completely remedied within the thirty (30) day period, 
this provision shall be complied with if Lessee begins correction 

------oL-the-default-with-in--the-t-h-i-F-t-y-(--30)-day-period-and-thereafter·------
------P~oceeds 1n goad faith and with-~easonable diligene~e---1't~o-e~fHf~e~c~tr-------

the cure as soon as practical, so long as done to the 
satisfaction of the Port. Notwithstanding the foregoing, the 
Port need not give notice for a default of any given Section of 
this Lease more than twice during the Lease Term, and a failure 
to perform sucn type of obligation afte~ the second notice 
constitutes an Event of Default for which no further notice or 
opportunity to cure need be given. Furthermore, if any Event of 

------,D-e:tault threatens to cause serious harm Lo the Porror.---..o~t"'h--e""r.-------­
tenants or p·e:rsons,-then the Port shall not be requhed to serve 
any notice before proceeding to request immediate injunctive 
relief. · 

10.1.3 Insolvency~ To the extent permitted by the 
United states Bankruptcy Code, insolvency of Lessee shall be 
deemed to include an assignment by Lessee for the benefit of 
creditors; the filing by Lessee of a voluntary petition in 

-------i::b~a~nulk~ruptcy; an adjudication that Lessee 1s bankrupt or the 
appointment ~f-a-receivet of the prop~rties of Lessee and the 
receiver is not discharged within thirty (30) days; the filing of 
an involuntary petition of bankruptcy and failure of Lessee to 
secure a dismiss_aL.of__:the_peti.tion-W-ith-in-----th-i-l'.'-t-y-(-30-)--days-a-ree.,.._----­
filing; attachment of or the levying of executi011--011H"--1.t,¾.,h1-t:et-----------­
leasehold interest and failure of Lessee to secure discharge of 
the attachment or release of the levy of execution within ten 
(10) days, shall all constitute an Event of Default hereunder. 
In these instances, no notice that an Event of Default has 

------nc:cun:ed shall be required from the· Port. 

10.2 Remedies on Default. Upon the occurrence of an Event 
______ o~f-DP.faul t, :the Port at its option may terminate the Lease or 

terminate Lessee's rjgbt to possession of the Premi-ses-a~nd~t---;a~t~a.:i-nn~y~-----
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time may exer..c~~e_an}Lo£her remedies available under-±awr--ro~r~------­
equi ty for such Event of Default .. _Any-notice to termina-Ee--may-be~---­
gi ven before or within the grace period for default and may be 
included in a notice of failure of compliance. Without limiting 
the foregoing, upon the occurrence of an Event of Default, the~-----­
PozL may exercise any or all of the following remedies: 

10.2.1 Re-entry. The Port may re-enter the Premises, 
or any part thereof, by suitable action or proceeding at law, or 

-----~b=cy_f_orce or other.w.ise.,_w-i-thout-being liable foz indictment, 
prosecution o i:eepassess the Pre1nise 
and remove any person or property therefrom, to the end that the 
Port may have, hold and enjoy the Premises. 

10.2.2 Rent Recovery. Whether or not the Port retakes 
------possession of the Premises, the Port shall have the right to 

recover unpaid Rents and all damages caused by the default. 
Damages shall include, without limitation: all Rents lost; all 

______ legal-expenses-and-ot-her-re¾a~ed-costs-incurred-by-tne------pm-e-a_s_a __ _ 
result of I~ssee!.S-de:faul-t-;-t-hat portion of any leasing 
commission paid by the Port as a result of this Lease which can 
be attributed to the unexpired portion of this Lease; all costs 
incurred by the Port in restoring the Premises to good-0:r.:ae~r'--ila~nKd1-----­
condit1on, or in remodeling, renovating or otherwise preparin~g1--------­
the Premises for reletting; and all costs incurred by the Port in 
reletting the Premises, including, without limitation, any 
brokerage commissions and the value of the Port's staff time 

-----~xpended-a-s-a-Fesul:-"E:-of-t-he-defaul L. 

10.3 Remedies cumulative and Nonexclusive. Each right and 
remedy in this Lease will be cumulative and will be in addition 
to evecy other right or remedy in this Lease or exist-i-ng-a:t-la,w.------­
or in equity, including, without limitation, suits for injuncti,.•~~es-----­
relief and specific performance. The exercise or beginning of 
the exercise by the Port of any such rights or remedies will not 
preclude the simultaneous o~ later exercise by the Port of any 

------oehersucb :tights or-remedies. All such rights and remedies are 
nonexclusive. 

10.4 Termination. Even though Lessee has breached this 
Lease,--...:this_Lease_shall-continue-.t:or-so----long--as-the-Port-does-not -----.~~~ 
terminate Lessee's right to possession,. and the Port may enforce 
all of its rights and remedies under this Lease, including the 
right to recover the Rents as they become due under this Lease. 
Acts of maintenance or preservation or efforts to relet the 
Premises or the appointment of a receiver upon initiative of the 
Port to pzotect the Port's interest under this Lease shall not 
constitute a termination of Lessee's rights to possession unless 
written notice of termination is given by the Port to Lessee. 

___ A~n~tlce to termi-nate may be given befo:re oz within the cure 
period for defanJLand-may be included in a notice of fairor-e~o-f _____ _ 
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_______ compliance.._no_such termination sha-11 prejudice the Port's tigh 

to claims for damages__f_or_such breach or any-other rights an,~------­
remedies of the Port. 

10.5 curing Lessee's Defaults. If Lessee shall default in 
the performance of any of Lessee's obligations under this Lease,c__ ____ _ 

------Lha-Port-,-witttout waiving such default, may (but shall not be 
obligated to) perform the same for the account of and at the 
expense of Lessee, without notice in a case of emergency, and in 

-----~a-n~Y other-cases..,-onJ..y. if such default continues aft-er-th-----------­
expiration of thirty (JD) day.S-from the date the-Port give3:-------­
Lessee notice of the default. The Port shall.not be liable to 
Lessee for any claim for damages resulting from such action by 
the Port. Lessee agrees to reimburse the Port upon demand, as 

-------.Aaaitional Rent, any amounts the Port may spend in complying with 
the terms of this Lease on behalf of Lessee. The Port shall have 
the same rights and remedies in the event of the nonpayment of 
sums due to be reimbursed under this Section as in the case of 
defaul-t-by--Lessee--i-n--the-payment-of-any-other-Rent-. ~Any-sum·s-t·~o------

_____ .........._h=e_____.so_reimbur.sed-Sha.l-1-- bear interest a-t----~e rate of eightee 
percent (18%) per anum or the highest rate allowed by law, 
whichever is less. 

Port, Lessee's exclusive remedy shall be an action for damages. 
Prior to being entitled to maintain any such action, Lessee shall 
give the Port written notice specifying such default with 
particularity, and-the Po:r:t shall have thirty (30} days within 

------w-1--1hr.1.ich- to cure any sueh-Ele-fau-1:-t--,--er---i-f-such default cannot 
reasonably be cured within thirty (30) days, the Port shall then 
have thirty (30) days to commence cure and shall diligently 

10.6 Default by Port. In the event of any default by the 

prosecute cure to completion. Unless and unt i J the · POJ::.Lf.1.-aa-a1ai.-a1l,..:;s .......... t.,1;0~-----
so cure such default after such notice, Lessee shall not hay::~e'-"aun~y,__ ___ _ 
remedy or cause of action by reason thereof. All obligations of 
the Port hereunder shall be construed as covenants, not 
conditions, and all such obligations shall be binding upon the 
Poxt only daring the period of its ownership of the Premises and 

------net-'t-hereafter, sttbj-ect-to Section 11. 3 be-: 

SECTION 11 - ASSIGNMENT. SUBLEASE. MORTGAGE AND TRANSFER 

11.1 General Prohibition~ This Lease .is-personal to Lessee. 
Therefore, unless otherwise ~rovided in this Lease, no part of 
the Premises, nor any interest in this Lease, may be assigned, 
pledged, transferred, mortgaged, or subleased by Lessee, nor may. 

------...a.-right of use of any portion of the Premises be conveyed or 
-------rc.,..o~n.-1f;-,,,erred on any t~cy]jy Lessee by any other means. 
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SECTION J:, GENERAL PROVISIONS 

12.1-covenants, Conditions. and Restrictions. This Lease is 
subject and subordinate to the effect of any covenants, 
conditions, restrictions, easements, mortgages, deeds of trust, 

-------grounaleases, rights of way, and any other matters of record now 
oz: hereafter imposed upon the Premises and to any applicable land 
use or zoning laws or regulations. Lessee shall, upon request of 
the Port, execute and deliver agreements of subordination in the 

------Jf~o~rkmm-~r~e~q~u,_.,.,ested-hY-th~e!----lP~o~r~t&-r,--------------------------

12.2 Governing Law •. This Lease shall be governed and 
construed according to the laws of the State of Oregon. 

12.3 No Benef.it to Third Parties. The Port and Lessee are 
the only parties to tnrs-tease and as such are the only parties 
entitled to enforce its terms. Nothing in this Lease gives or 
shall be construed to give or provide any benefit, direct, 

--------ind-i-~ect-,- -ol."--ot.he:rcwise--to--th-i-rd-part-ies-un-less-third-persons-are 
· expressl¥--descr...ibed-a.s-int.ended-to be beneficiaries of its t 0e~r~n~,s~.=------

12.4 Port Consent. Wherever this Agreement requires the 
Port's consent or approval, such consent or approval may_be g~~j~v~eaD~----­
by the Port's Commission, the Executive Director of the Port or 

-------=neExecuEive Director's designee. If Lessee requests the Port's 
consent or approval pursuant to any provision of the Lease and 
the Port fails or refuses to give such consent, ~essee shall not 

------bA;e--en-t;-i-tied-t;o-any-damages as a result of such failure or 
refusa 1, whether or not unre~sse-e,,1,c,,s,...._,s.,..o.-.-1-1=e...-,r ..... e""m ... e....,.:idi-.,y,.........,s.-1h ..... a,..-'t-l-'tl _____ _ 
be an action for specific perfo~mance or injunction, and such 
remedy shall be available only if the Port has .expressly agreed, 
in writing, not to act unreasonably in withholding jts consent o,,.__ ____ _ 
may not unreasonably withhold its consent as a matter of law and 
the Port has, in fact, acted unreasonably in either of those 
instances. 

---------tz;-S-No-Irnp-i-±ed-Warranty. In no event shall any consent, 
pproval, acquiescence, or authoriza:t±6-n-by the Port be deemed a 

warranty, representation, or covenant by the Port that the matter 
approved, consented to, acquiesced in or authorized is 

______ .appr.opriate,_suitable.,-practica-l-,-sa-fe-or-in--eornpttaflce-w-i-th--any-----­
applicable law or this Lease. In no event sha.J..-1---:the-...F~e--------­
deemed liable therefor. Lessee shall be solely responsible for 
such matters. 

12.6 Notices. All notices required or desired to be given 
under this Lease shall be in writing and may be delivered by hand 
delivery or by placement in the u.s. mail, postage prepaid, as 
certified mail, return receipt requested, addressed to the Port 

------U.t.:...· ---------------------------------------
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-----~------------'.T~h1~8i:1------P~o~r~t.-vof-Pe,r~~t~lTa~n~dJ------------------­
__________________ :e_ •. o.-Box 3529 

Portland, Oregon 97208-3529 
Attn.: Manager, Property and Development 

with a copy to: 

The Port of Portland 
P.O. Box 3529 

--------------------;1;P~o~r~t~l±aafln~dr.,~8regon,-c9h7~2~o~s~3~5~2~9.---------------
-----------------ttn~: Legal Department'------------------

and to Lessee at: 

West Coast Productions, Inc. 
1400 NW 15th Avenue 
Portland, QR 97209 

. - - - ~ - -~ 

Any notice delivered by hand delivery shall be conclusively 
deemed received by the addressee upon actual deJivery; any notL.i~c~e'-----­
delivered by mail as set forth in this Lease shall be 
conclusively deemed received by the addressee on the third 
business day after deposit.· The addresses to which notices are 
to be de1ivered may be changed by giving notice of. such change in 
accordance with this notice provis 

12.7 Time of'the Essence. Time is of the essence in the 
performance of and adherence to each and every covenant and 
condition of t~huiusL.JLwe~aass.ee~-----------------------------

12.8 Nonwaiver. Waiver by the Port of strict performance of. 
any provision of this Lease shall not be deemed a waiver of or 
prejudice the Port's right to require strict performance of the 
same provision in the future or of any other provision .. 

12.9 Survival. Any covenant or condition (including, but 
not limited to, indemnification agreements), set forth in this 

______ Lease.,-:the-f.u11-performance-~wh-ieh-is-net-speci-f---ica-l-ly-require 
_____ ___,p=r~i~o~r~t~o~the expiration or earlier termina:t.-ion of this Lease, and 

any covenant or condition which by their terms are to survive, 
shal1 survive the expiration or earlier termination of this Lease 
and shall remain fully enforceable thereafter. 

12.10 Partial Invalidity. If any provision of this Lease 
is held to be invalid or unenforceable, the remainder of this 
Lease, or the application of such provision to persons or 
oiroumstanccs-other than those to which it is trerld __ _,.t~n=v=a__.l ..... 1..t-c· a.:t-=o=r,---------

-----~nenforceable, shall not be affected-thereby, and each provision 
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-------t:o~f1:--tt:h1t:1:i"Ssr-:1L=ease-shall be valid-and euforceable to the fullest 
------<.:X~by-~aw-..-------------------------

12.11 No Light or Air Easement. The reduction or 
elimination of Lessee's light, ai~, or view w.iJl oat affecL----------­
Lessee's obligations under this Lease, nor will it create an~------­
iahility of the Port to Lessee. 

12~12 Lease subject to Bonds and Ordinances. This Lease 
------~s.-Fhli:a1-:li::-:l:1=--be--s'tlb-j-ect-and subordinate to the bonds and orainances 
-------wh--ich create liens and-encumbrances-as ai:e llow on the -ran·rld1-T:wnh ..... i1.c,.,h------

constitutes the Premises. Lessee agrees that the Port may 
hereafter adopt such bond ordinances which impose liens or 
encumbrances on said laruL.and the em::.t's interesLi.~n1.-1t~h~e~----------
leasehold, and that Lessee shall, upon request of the Po,L-1.___,_ _______ _ 
execute and deliver agreements of subordination consistent 
herewith. 

---------1z-;-1:3--r,ecrs~e-sub;-ect:-t~orfdiscriminat:ion. Lessee assures 
------t-h~a~t"----lL~e~s-=see-wi-J:-1:-undertake an-arfirmative action program as 

required by 14 CFR Part 152, Subpart E (as it may be amended, 
renamed, revised or expanded from time to time), t~ ensure that 

______ n~o'--Rp~e~r~s~0-ll~ shali, on tbe grounds of race, creed, coloE~~,---1ntia~tE-Jci~o~nkarr-----­
oriqin, or sex, be excluded from participating in any-empl~o~ym~me~n~t-----­
activities covered in 14 CFR Part 152, subpart E. Lessee assures 
that no person shall be excluaed on these grounds from 
participating in or receiving the services or benefits of any 
program or activity covered by this subpart. Lessee assures that 

------'1-',t- will :require thaL-I:lessee's covered suborganizations provide 
assurances to Lessee that they siinilarly w111 undertake 
affirmative action programs and that they will require assurances 
from their suborganizations-to,--tt~hHe~ssaat11m~eHc~f~freet;-.------------------

12.14 Lease and Public Contract Laws. To the extent 
applicable, the contract provisions required by ORS Chapter 279 
to be included in public contracts are hereby incorporated by 
reference and shall become a part of this Lease as if fully set 
forth in this Lease and shall control In the event of conflict 
with any provision of this Lease. · 

---------±-2-.-1-5-Li-mi--ta--t-ien--:-on-Port-I:.i-abitity-. -The-Port-sha-:tl have 
no liability to Lesse0-:-fur loss or damage suffered by Lessee o 
account of theft or any act of a third party including other 
tenants. The Port shall only be liable for its wilful misconduct 
or gross negligence and then only to the extent of actuaJ and not 
consequential damages. The Port shall not be liable for the 
consequence of admitting by passkey or refusing to admit to the 
Premises Lessee or any of the Lessee's agents or employees or 
other persons claiming the right of admittance. 
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r • , • - -Headings. The article and section headings 
this Lease are for convenience in reference and are 
to define ox limit the scope of any pruvisions o 

12.17 Exhibits Incorporated by Reference. Ali Exhibits 
attached to this Lease are incorp~rated by reference in thwi~s:,_ ______ _ 
Lease for all purposes~ 

12.18 Modification. This Lease may not be modified 
except by a writing signed by the parties hereto. 

---------1~2---=-.,l ..... 9t-------HBi't"r~essee and the Pox t each represent to one 
another that they have not dealt with any leasing agent or broker 
in connection with this Lease and each (for purposes of this 

______ S_e_c-tion 12.23 only, the 11 Indemoitor") agrees to indemnify anl.l--------
hold harmless the.other from and against all damag_es_,_Qo.s.t~s~,~a~n~d..._ ____ _ 
expenses (including attorneys', accountants', and paralegal fees} 
arising in connection wit~ any_claim of an agent or broker 
alleging to have been retained by the Indemnitor in connection 

------with-thi~-Lea~e. --------

12.20 Attorney Fees. If a suit, action, or other 
proceeding of any nature whatsoever (including any proceeding 

______ 1_1-n_d~e_r_t_he-1.1~~- Bankruptcy Code), is inst.i-tuted in conneotion with 
any controversy_ar.is.ing out of this J.ea se or to j nterpre.t ... _._.o .... r _______ _ 
enforce any rights or obligations hereunder, the prevailing party 
shall be entitled to -recover attorney, paralegal, accountant, and 
other expert fees and all other fees, costs, and expenses 
actually incurred and reasonably necessary in connection 
herewith, as determinea by the. court at trial or on any appeal 

or review, in addition to all other amounts provided by law. If 
the Port is required to seek legal assistance to enforce any term 
of this Lease-,-such fees sball include all of the abov·Fet--1f~e~e~s!=r.-,-------­
whetber or not a proceeding is i~ent of all such 
fees shall also apply to any administrative proqeeding, trial, 
and/or any appeal or petition for review. Whenever this Lease 
requires Lessee to defend the Port, it is agreed that such 
defense shall be by legal counsel acceptable to the Port. 

12.21 Entire Agreement. This Lease represents the entire 
agreement between the Port and Lessee.relating to Lessee's 

---------,leas-i-ng-of---the-Prem-ises--and-sha-l-l-supersede-arJ:-prev±ou~---------­
_____ ___,c...,o ... mffl1mw.._u ... n ...... ications, rep~sentations, or-agreements, whether verba-l-·'"'o..,..r~----­

wr i tten · between the parties hereto with respect to such leasing. 
It is understood and agreed by Lessee that neither the Port nor 
the Port's agents or employees have made any representatjnns or 
promises with respect to this Lease or the making or entry in._..t...,o,__ _____ _ 
this Lease, except as in this Lease expressly set forth, and that 
no claim or liability or cause for termination shall be asserted 
by Lessee against the· Port for, and the Port shall not be liable 
by reason of, the claimed breach of any representations or 

------promises not expressly stated in this Lease, any other oral 
agreement with the Port being expressly waived by Lessee. 
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-----------2-;-2"2-Successot s ~ 'l'he rights,----:1:-iabilities and reme•l'ldr1i__,e_.,s,.__ ____ _ 
provided for in thi-s-I,ease-shall extend to the he-~±:rF-Ss~,---c1l~e~g~a~lc1c--------­

----------J'=r~e~p~r=esen:tati-ves, successors and, s0-far-~f~-.t~n~i~s;>--------­
_____ _....,L=e""a .... se-permit, s11..ccessors_and assigns of the par.ties bereto. __ T~~h~e~----­

words "Port" and 11 Lessee 11 and their accompanying verbs or 
pronouns, wherever used in this Lease, shall apply equally to all 
persons, firms, or corporations which may be or become such 

-----~parties hereto. ·---

12.23 Execution of Multiple counterparts. This Lease may 
be execated in two o:i:: mo:i::e counterparts, each of-which shall bo------­

-------1'Hn"l-101'\'r-i<"ig~i.y,n,-;aaHl,--but all of which shall CeHS-ta-i-tute one instrumtee~nl"lct:...~------

24_ Defined Terms capitaJizeci_t:erms sbaJJ bave the 
-----~m~e~a~n~i~ngs_given them in the text of thi~s"'------'L-e""""'a=s~e~.,_ ______________ _ 

12.25 No Limit on Port's Powers. Nothing in this Lease 
shall limit, in any way, the power and right of the Port to 
exercise its governmental rights and powers, including its powers 
of eminent domain. 

---------'IM-WITNESS-HEREOF-, -the-part--ies-have-subscr-ibed-1;-hei-r-names-------
------here-to-ef-feet.ive-as-of-~he----y-ear-and-da-te-f-i-r-st-w~i-tten-above-~-------

LESSEE: THE PORT: 

West Coast Productions, Inc. THE PORT OF PORTLAND 

Ti t le: f.f\u l Q2t,,iL 
Executke-rikecto~r--------­

Printed Name: {)Q £) S\K,. _\ (\1\:IV\_---"A=Pc..ccP--=-R=O~V=E=D-=-F--=-O=R_L=E=G=A=L=--=S=-=U=-=F'--"F'--"'I~C=I=EN=-=C-='l---~ 

---------,s=t.-o_r_a_g_e---=L,--e_a_s_e ___ --=p,_a-g_e___,2=-1=---------------------,, ..... Ac,..o-n ... mB"',,..,..IJ19S\W'l!ST:w-T-----
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